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VERMONT ECONOMIC PROGRESS COUNCIL 

MEETING MINUTES 

JUNE 23, 2011 

HARTFORD MUNICIPAL BUILDING, 2ND FLOOR  

HARTFORD, VT 

9:00 A.M. TO 12:30 P.M. 

 

 

Members Present:  Betsy Gentile; Carl Rosenquist; Chris Keyser; Mark Young; Mary 

Lintermann; Nancy Port; Rachel Smith; Stephan Morse; Warren Kitzmiller. 

 

Staff Present: Fred Kenney; Alice Cloud 

 

Others Present: Lori Hirshfield, Director, Hartford Dept of Planning and Development 

Services; Stephanie Hainley, Burke & White; Larry Kupfermann, City of Burlington; David 

Saladino, VP Hartford Development Corp; David Briggs, Chairman Hartford Development 

Corp; Joan Goldstein, GMEDC; Byron Hathorn; Mike Davidson; Bob Haynes; Alex DeFelice; 

Bill Bittinger; Stuart Johnson. 

 

 

9:00 – 10:30 a.m.: Members of the VEPC Board toured Hartford, viewing the areas 

included in the proposed TIF District. 

 

10:35 a.m.: Chris Keyser called the meeting to order.  

 

Chris requested Council approval of the May 25, 2011 meeting minutes. 

 

10:36 a.m.: Carl Rosenquist motioned to approve the May 25, 2011 meeting minutes.  

Nancy Port seconded and the motion carried 9-0-0. 

 

Chris asked if there was any public comment other than on the TIF District. Hearing 

none, he asked for any public comment on the TIF District. 

 

10:38 a.m.:  David Briggs, Chairman of the Hartford Development Corporation (HDC) 

introduced David Saladino, VP of Hartford Development Corporation to make 

comments on the Hartford TIF District.  He noted the initiatives that the HDC has made 

and how it blends with the whole TIF initiative.  Mr. Saladino pointed out the years 

worth of planning, lots of discussions, long meetings, and public outreach to come up 

with a plan/vision for White River Junction revitalization. The selected projects that the 
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HDC has been trying to tackle has had struggles with the larger components due to the 

lack of funds.  The knowledge that there is a plan and a TIF application certainly will be 

a help.   

[NOTE: We apologize for the poor quality of some of the audio clips. It rained quite 

hard and the rain can be heard hitting the air conditioner in the background!] 

[Click here to access an audio file of testimony]. 

 

David Briggs added comments regarding the starter projects and the active group of 25 

citizens who have different areas of expertise and interests and are enthusiactic about 

the idea of revitalization.  The critical nature of public infrastructure is recognized by 

the group and the barrier to the projects is cost.  They see the TIF concept and format as 

the pathway to empower the projects that would not otherwise be currently attainable.   

[Click here to access an audio file of testimony]. 

 

10:42 a.m.:  Council introduces themselves prior to the start of Hartford’s presentation. 

 

10:43 a.m.:  Lori Hirshfield, Director, Hartford Dept of Planning and Development 

Services and Stephanie Hainley, White & Burke (Consultant), provided an overview 

of the TIF application using a slide presentation.  Ms. Hirshfield prefaced the 

presentation by stating that this application is the culmination of 4 ½ years of work 

starting with the revitalization plan and then looking at the downtown as a whole, not 

incrementally, and incorporating the Pine St, Prospect St. and Maple St area along with 

the traditional downtown area.  Detailed revitalization and capital improvement plans 

were the basis for a lot of the information on what improvements are needed and what 

those costs are.  Doing those gave a tremendous amount of data to help complete the 

TIF District application. Stephanie Hainley discussed the nexus and proportionality and 

the financing criteria.  She feels nexus was met with the projects serving the TIF District 

and that 100% proportionality should be used.  

 [Click here to access power point presentation. 

 Click here to access an audio file of testimony and discussion].   

 

Questions during Presentation: 

Stephan Morse: What is the towns bond rating? 

Lori Hirshfield: They bond using the State bond bank, not bonding individually, as 

there Moody’s is a triple A.  S&P is double A+. 

 

http://www.dhca.state.vt.us/TIF/2011July/David%20Saladino.mp3
http://www.dhca.state.vt.us/TIF/2011July/David%20Briggs%201.mp3
http://www.dhca.state.vt.us/TIF/2011July/Hartford%20TIF%20-%20VEPC%20Pres%20062311.pdf
http://www.dhca.state.vt.us/TIF/2011July/Hartford%20Presentation.mp3


 

3 

 

Jeff Carr: When was the last time you went to market? 

Lori Hirshfield:  They bonded for the water and wastewater upgrades which was about 

a 1½ to 2 years ago. 

 

Stephan Morse:  Since there are 5 villages, will the municipality have to go through 

several votes in this process. 

Lori Hirshfield:  No, there is one municipality. There are villages by definition and 

sense of community but there is no separate governmental structure. All are within the 

Town of Hartford. Any voting in terms of a bond is one vote for the entire town.  The 

citizens in the villages have had some questions about TIF in the numerous public 

meetings but there has not been any negative feedback. 

 

Mike Davidson, Redeveloped the Freight House and several other buildings, noted 

that the TIF District is a good idea but also wanted to highlight that even just a few of 

the abandoned buildings that now house business are generating a significant amount 

of taxes for the state that could have just as easily gone across the river (NH).   

[Click here to access an audio file of testimony]. 

 

David Briggs, Representing the Coolidge Block (G Block), stated that TIF empowers 

other projects that are otherwise financially challenged to complete.  This is a vision that 

is a commitment to the community but a vision without adequate resources.  Attracting 

the resources is tied to the strength of the local economy, which is good, and adds value 

to the properties when the projects include public infrastructure. He represents two 

properties that can be restored or reformatted with redevelopment with substantial 

capital investment of about $25 – $50 million. He has already begun to bring qualified 

investors to the upper valley for this purpose. Further discussion on development 

ensued with the emphasis on the need for maintained public infrastructure to be in 

place or at least in tandum with private development as the marketability of the private 

sector spaces is dependent on the look of the district in the earliest marketing phases.  

[Click here to access an audio file of testimony]. 

 

Byron Hathorn, owner of Railroad Station (J Block), The Currier Street extension 

would be similar in size to the Railroad Row development that has already occurred.  

This comparison is also based on a similar marketability of retail, office and residential. 

A successful study on the Railroad Row project for residential condominiums in 

http://www.dhca.state.vt.us/TIF/2011July/Mike%20Davidson.mp3
http://www.dhca.state.vt.us/TIF/2011July/David%20Briggs%202.mp3
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downtown White River Jct was undertaken to prove a point that there was a viable 

market for selling a condominium at $300 per square foot price point level and those 

numbers work in the economic world. This fed the interest in the Currier St parcel to be 

able to do something similar.  The improvements to the infrastructure would need to be 

done in order for this development to happen.  

[Click here to access an audio file of testimony]. 

 

Bill Bittinger, Developer of Railroad Row, Wanted to make three points for 

consideration for the TIF District.  1. The importance of public / private partnership. 2. 

The issue of perception.  This is a strategic moment in time to the district that has made 

good progress but there are still people in the Upper Valley who are unsure of White 

River Jct. He feels positive toward the district 3.  As to private resources to go along 

with the TIF District improvements, he is working hard to get a building underway this 

Spring in F Block.  The marketing of Railroad Row ambiance is a big factor and the 

quality of life is very high for attracting people. 

[Click here to access an audio file of testimony]. 

 

Bob Haynes, a commercial real estate broker, wants the council to understand the 

difficulties of location by being the neighbor of NH that has no income tax or sales tax.  

That makes this market very different from others around the State of Vermont.  The 

wonderful past history of this area is coming back with a lot of hard work. It’s 

important to realize that this location can be leveled by the TIF District so that the 

ambiance can continue to attract those looking for this lifestyle.  

[Click here to access an audio file of testimony]. 

 

Joan Goldstein, GMEDC, notes that the border with New Hampshire for employment 

purposes is invisible.  People transcend the border very easily. The challenge here is 

that there is a lot more developed property on the other side of the river and so we need 

to develop and redevelop the parcels that are here.  The TIF District approval would be 

a huge economic tool to that effect. Some of the outside developers want to know if TIF 

is going to pass as it is one of their contingencies.  She also wanted to express her 

confidence in the towns ability to prudently manage and orchestrate the timing on 

when to incur the public debt and development.   

[Click here to access an audio file of testimony]. 

 

http://www.dhca.state.vt.us/TIF/2011July/Byron%20Hathorn.mp3
http://www.dhca.state.vt.us/TIF/2011July/Bill%20Bittinger.mp3
http://www.dhca.state.vt.us/TIF/2011July/Bob%20Haynes.mp3
http://www.dhca.state.vt.us/TIF/2011July/Joan%20Goldstein.mp3
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Stewart Johnson, Chairman of Northern Stage Company, states that they wanted to 

build a new theater or re-adapt an existing building into a new theater. They accuired 

the Miller Building. The reason for taking on such a costly undertaking is demand 

driven. People are coming to the theater. They have received awards for outstanding 

performances.  The growth trajectory has been going up for people coming to White 

River Jct. In 2011, they have set records for people coming to the theater with a forcast 

for higher numbers in the future.  He hopes this kind of information is part of the 

councils deliberations.  The collateral impacts that are direct and indirect benefits of a 

new theater are significant.  This can’t be done alone. It is a public/private partnership 

as discussed with the needs of infrastructure improvements in the revitalization plan.  

[Click here to access an audio file of testimony]. 

 

12:10 p.m. End of testimony for the Hartford TIF District application.  Chris Keyser 

thanked all who participated and proceeded with other agenda items. 

 

12:14 a.m.: Betsy Gentile moved that the Council finds the Burlington Downtown TIF 

Financing Plan is consistent with the Burlington Downtown TIF District Plan, as 

presented; however, this determination is considered partial and the viability and 

reasonableness of non-bonded debt will be determined as subsequent project phases are 

filed by the City of Burlington. Mary Lintermann seconded and the motion carried 9-0-

0. 

 

12:15 a.m.: Nancy Port moved to approve the Master TIF District Determination for 

Burlington Downtown District. Mary Lintermann seconded and the motion carried 8-1-

0 with Mark Young as the nay vote. 

 

12:20 a.m.: Mary Lintermann moved to approve the TIF District Substantial Change 

Policy and Procedure as prepared by staff. Betsy Gentile seconded. There was 

discussion about what are changes and what happens to the Municipal vote that’s taken 

place for a TIF District when a substantial change is submitted?  They have to go back to 

the selectboard who approves the change and writes a letter for attachment as part of 

the submission process.  The debt ceiling cannot change without going before the 

voters.  This process falls within the original debt ceiling.  The substantial change policy 

came about due to the fact that changes occur in the TIF District Plan and this allow the 

http://www.dhca.state.vt.us/TIF/2011July/Stewart%20Johnson.mp3
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council to set perameters as to changes to the plan that must come before the council. 

The motion for approval carried 8-1-0 with Mark Young as the nay vote. 

 

12:50 a.m.: The meeting was adjourned. 

 

Minutes taken by Alice Cloud: June 23, 2011 

Revised by Fred Kenney: July 14, 2011 

Approved by the Board: July 28, 2011 


